
  
 

 
 

DATE:  January 27, 2015 
 

AGENDA ITEM # 6 

 
 
 
TO:    City Council 
 
FROM:   James Walgren, Community Development Director 
 
SUBJECT:   Medical facility parking requirements 
 

RECOMMENDATION:  

Introduce and waive further reading of Ordinance No. 2015-406, amending the zoning ordinance 
medical office facility parking and conditional use permit requirements  
 
 
SUMMARY: 
 
Estimated Fiscal Impact: 
 
 Amount:   None    

 
 Budgeted:  Not applicable 
 
Public Hearing Notice:  December 5, 2014 and January 14, 2015 
 
Previous Council Consideration:  September 23, 2014, October 14, 2014 and November 25, 2014 
 
CEQA Status:  Categorically Exempt pursuant to CEQA Section 15061(b)(3) 
 
Attachments: 

 
1. Ordinance No. 2015-406 
2. Draft December 18, 2014 PTC Minutes 
3. 2009 Fehr and Peers Parking Standards Memorandum 
4. 2012 City of Sunnyvale Parking White Paper   
 
  



 
 

January 27, 2015 
Medical facility parking requirements   Page 2 

 
 

BACKGROUND 
 
The City Council directed the Community Development Department to review parking 
standards for medical, dental and animal facilities in Los Altos to ensure that they are 
providing adequate on-site parking in order to prevent spill-over parking onto other 
properties or into residential neighborhoods.  The issue came to prominence as a result of a 
veterinary hospital on El Camino Real with a high number of clients and staff.  Employees 
of the facility have been observed parking on adjacent residential streets.  In order to 
support this study effort, the City Attorney drafted a moratorium ordinance to prohibit new 
medical, dental or animal facilities from being established until this ordinance study is 
completed.  The moratorium ordinance was adopted by Council on November 25, 2014 and 
is effective to July 25, 2015.   
 
To begin the study, staff researched the following parking standards: 
 
 The fourth edition of the Institute of Transportation Engineers Parking Generation 

report; 
 The City of Sunnyvale Parking White Paper prepared in October 2012; and 
 Parking standards used by other Bay Area cities for these facilities. 
 
The Planning and Transportation Commission considered this matter at its December 18, 
2014 regular meeting.  There were no public comments.  Following discussion, the 
Commission unanimously moved to recommend approval of the ordinance amendments as 
presented, with the additional direction that the Altos Oaks Drive medical corridor be 
evaluated for the benefit of City Council.  One Commissioner in particular felt that this 
medical office corridor was underparked and should be used as an example of what not to 
allow.  Altos Oaks was first developed in the 1960s and 1970s as a medical-specific office 
center, and extends from Fremont Avenue to Golden Way.     
 
DISCUSSION 
 
Definitions 
 
The first step in this study effort was to coordinate the various definitions that are identified, 
or not identified, in the zoning ordinance.  The following underlined text is recommended 
new language and plain text is existing definitions: 
 
Medical and Dental Office  
Means a use that provides diagnostic and outpatient care on a routine basis, but is unable to 
provide in-house medical or surgical care.  Offices will commonly provide specialized or 
individual physicians.  Medical and dental offices include, but are not limited to, physical 
therapy, acupuncturist, dental services, psychiatric services, chiropractic care, 
counselor/psychotherapy, diagnostic services and skilled nursing facilities.   
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Medical and Dental Clinic  
Means a use that provides diagnostic and outpatient care in more than one medical or dental 
specialty, but is unable to provide long-term in-house medical or surgical care.  Clinics will 
commonly have lab facilities, supporting pharmacies and provide a range of services. 
 
Animal Clinic 
Means a use where the public may obtain examinations, prescriptions, and treatment for 
small animals. Major surgery or confinement overnight shall be limited to emergency cases 
only.  
 
Animal Hospital 
Means a use where animals or pets are given medical or surgical treatment and are cared for 
during the time of such treatment. Use as a kennel shall be limited to short-time boarding 
and shall be only incidental to such hospital use.  
 
Animal Kennel 
Means a use where four or more dogs and cats at least four months of age are kept, boarded, 
or trained, whether in special buildings or runways.  
 
Office-Administrative 
Means uses that predominantly sell professional and/or business services.  The contact with 
the general public is not as frequent as with retail businesses or personal services, and a 
significant portion of the business may take place at other locations. Examples include 
banks, law offices, accountants, medical and dental offices, advertising, and computer 
support.  
 
General hospitals are also identified in the zoning ordinance, but are only allowed in limited 
Public and Community Facilities zoning districts and have their own parking, land use, and 
conditional use permit requirements and are not included in this study.  The following is the 
current definition of a medical hospital: 
 
General Hospital 
Means any building, or portion thereof, used for the accommodation and medical care of 
sick, injured, or infirm persons, including sanitariums, alcoholic sanitariums and institutions 
for the cure of chronic drug addicts and mental patients. 
 
Allowed Uses by Zoning District 
 
The following identifies the zoning districts that medical and animal facilities are currently 
allowed in, and under what review authority: 
 
Administrative, Medical and Dental Offices (allowed by right) 
 Office-Administrative District – primarily along the San Antonio Road corridor 
 Commercial Downtown District 
 Commercial Thoroughfare District – the El Camino Real corridor 
 Commercial Retail Services District – only above the ground floor 
 Commercial Neighborhood District – only above the ground floor 
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Medical and Dental Clinics (recommended to be allowed via a conditional use permit) 
Not specifically identified currently, but it is recommended that these be identified and 
allowed in the same zoning districts noted above, but subject to a conditional use permit 
with findings focused on a parking demand study and adequate on-site parking supply. 
  
 
Animal Clinics, Hospitals and Kennels (allowed via a conditional use permit) 
 Commercial Neighborhood District – clinics only 
 Commercial Downtown District – clinics and hospitals 
 Commercial Thoroughfare District – clinics, hospitals and kennels 
 
It is recommended that the conditional use permit findings also be amended for these uses, 
and that the use permit findings be based on a parking demand study confirmation of 
adequate on-site parking supply. 
 
Parking Standards 
 
It is recommended that the parking standards for medical and dental offices remain at one 
parking space for every 300 square feet of gross building area, or 3.3 spaces per 1,000 square 
feet of gross building area.  This is consistent with the City of Los Altos’ 2009 parking study 
(Attachment 3) and the Institute of Transportation Engineers Parking Generation report.  The 
ITE report studied 86 medical and dental sites and found an average peak period parking 
demand of 3.2 vehicles per 1,000 square feet of gross building area.  This report notes a 95% 
confidence interval of 3 to 3.5 vehicles per 1,000 square feet.  The City of Sunnyvale’s 
Parking White Paper (Attachment 4) also recommends 3.3 parking spaces per 1,000 square feet 
of gross floor area for these types of medical office uses. This demand analysis is consistent 
with surrounding jurisdictions’ parking requirements for these traditional, typically smaller, 
medical and dental practices.  The cities of Mountain View, Palo Alto, Cupertino and others 
were surveyed and required from 3 to 4 parking spaces per 1,000 square feet of gross 
building area for medical offices, but then had a wide range of parking demand requirements 
for clinics and hospitals.     
 
Another reason to maintain the current medical office standard is that the majority of office 
buildings, including the Altos Oaks Drive district which has historically been exclusive to 
medical offices, would become nonconforming if these standards were changed.  Without 
good reason to do so, this would seem to create an unnecessary and unintended conflict for 
the majority of office buildings in Los Altos.  
 
Since the parking demand for clinics, hospitals, kennels, etc. are so varied, staff recommends 
that conditional use permits be required with findings focused on a parking demand study 
and adequate on-site parking supply.  This will allow a project and site-specific analysis to be 
performed for each proposal based on actual number of employees, support staff, patients, 
etc.  This is how The Terraces of Los Altos senior living and care community and the Palo 
Alto Medical Foundation facility on Altos Oaks Drive were analyzed.  Staff recommends 
that language be added to Chapter 14.80 – Conditional Use Permits as follows: 
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Section 14.80.060(I) 
 
I. When a conditional use permit is required for a medical, dental or animal clinic or 

hospital, the planning and transportation commission shall make a specific finding that 
there is adequate on-site parking to support the facility, including staff, patients, visitors 
and other ancillary support services.  This determination shall be based on a parking 
demand analysis prepared by a qualified professional and presented to the planning and 
transportation commission at a public hearing.   

 
As with all conditional use permits, future lack of compliance with the approved findings 
and conditions could be grounds for revocation hearings of the use permit.  The above 
identified changes would result in amendments to Chapters 14.02 – Definitions, 14.34 and 
14.36 – Office Administrative Districts, 14.40 – CN District, 14.44 – CD District, 14.48 CRS 
District, 14.50 – CT District, 14.52 – CD/R3 District, 14.54 – CRS/OAD District, and 
14.80 – Use Permits.  
 
Altos Oaks Drive 
 
The Commission noted support for the new medical facility definitions and the requirement 
for a conditional use permit, focused on a parking demand study, for more intensive clinic-
type facilities.  The Commission did express concerns regarding new construction adjacent 
to the downtown parking plazas.  Staff noted that all new commercial and mixed-use 
development projects come before the Planning and Transportation Commission for review 
and City Council for final action, so parking demand issues for all land use types can be fully 
evaluated. 
 
As noted above, the Commission also requested an evaluation of the available parking at the 
Altos Oaks medical-office corridor and that the evaluation is included in this report to the 
City Council. The majority of these buildings were developed in the 1960s and 1970s and no 
particular parking issues have been identified within this area.  This corridor was evaluated as 
additional medical office parking data for the City Council to consider: 
 
 On December 19, 2014 staff surveyed the corridor at the 11:00 a.m. peak demand period 

and found that while the private parking lots were well used, all had available parking.  A 
few lower intensive medical office uses had virtually empty parking lots. 

 On-street parking was also well used, likely because of its convenience, but there was 
additional available on-street parking.  

 Most of the businesses within this corridor would fall under the medical office definition 
and would continue to be allowed by right.  Some of the businesses would fall under the 
more intensive clinic definition and new clinics would require a conditional use permit 
under these regulations. 

 
Altos Oaks has been developed at the 4 parking spaces per 1,000 square feet ratio, as were all 
office projects prior to the 2009 adjustment to 3.3 parking spaces per 1,000 square feet.  
However, as noted above, all commercial and mixed-use projects reviewed under the more 
recent 2009 parking standards will come before the Planning and Transportation 
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Commission for review and City Council for final action, so any number of land use issues 
may be considered.   
 
FISCAL IMPACT 
 
There are no anticipated fiscal impacts as a result of these amendments.  Conditional use 
permit applications require staff time and public noticing, but also a corresponding cost 
recovery application fee. 
 
PUBLIC CONTACT 
 
A display advertisement was posted in the Town Crier on December 8, 2014 for the 
December 18, 2014 Planning and Transportation Commission meeting. 
 
A public hearing notice was published on January 14, 2015 for the January 27, 2015 City 
Council hearing.   
 
Those individuals requesting notification via the public review process were also notified of 
the January 27, 2015 Council meeting, as were the Planning and Transportation Commission 
members.   
 
Posting of the meeting agenda serves as notice to the general public. 
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ORDINANCE NO. 2015-406 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF LOS ALTOS 
AMENDING THE LOS ALTOS MUNICIPAL CODE RELATIVE TO LAND USE 

DEFINITIONS AND CONDITIONAL USE PERMIT REQUIREMENTS 
ADDRESSING OFF-STREET PARKING REQUIREMENTS FOR 

MEDICAL, DENTAL AND ANIMAL CLINICS, AND 
MEDICAL AND ANIMAL HOSPITALS 

 
WHEREAS, there have been recent complaints made by residents in the neighborhoods abutting 
and/or near Los Altos business districts that patrons and/or employees of certain medical and/or 
animal facility uses are parking on the public streets.  This excessive on-street parking is creating 
negative parking impacts to these adjacent neighborhoods; and  
 
WHEREAS, overuse of public on-street parking in certain business districts and in residential 
neighborhoods is also creating negative traffic congestion impacts because people may not be able 
to find on-site parking and thus, spend more time circling the business area or residential areas 
trying to secure legal public on-street parking; and  
 
WHEREAS, the City’s current medical and animal facility uses parking regulations may not 
adequately regulate the parking requirements for certain medical office uses within the City; and  

 
NOW THEREFORE, the City Council of the City of Los Altos does hereby ordain to amend the 
zoning regulations to provide greater oversight of medical and animal facility uses, particularly with 
regard to required on-site parking, as follows: 
 
SECTION 1.  AMENDMENT OF CODE:  Amend Chapter 14.02 – Definitions by adding the 
following definitions: 
 

Medical and Dental Office  
Means a use that provides diagnostic and outpatient care on a routine basis, but is unable to 
provide in-house medical or surgical care.  Offices will commonly provide specialized or 
individual physicians.  Medical and dental offices include, but are not limited to, physical therapy, 
acupuncturist, dental services, psychiatric services, chiropractic care, counselor/psychotherapy, 
diagnostic services and skilled nursing facilities.   
  
Medical and Dental Clinic 
Means a use that provides diagnostic and outpatient care in more than one medical or dental 
specialty, but is unable to provide long term in-house medical or surgical care.  Clinics will 
commonly have lab facilities, supporting pharmacies and provide a range of services. 
 
Office-Administrative 
Means uses that predominantly sell professional and/or business services.  The contact with the 
general public is not as frequent as with retail businesses or personal services, and a significant 
portion of the business may take place at other locations. Examples include banks, law offices, 
accountants, medical and dental offices, advertising, and computer support.  

 

ATTACHMENT 1
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SECTION 2.  AMENDMENT OF CODE:  Amend Chapter 14.02 by replacing the term “Office 
uses” with Office-administrative and amend Chapters 14.34, 14.36, 14.40, 14.44, 14.48, 14.50, 14.52 
and 14.54 by replacing the term “offices” with office-administrative services.  
 
SECTION 3.  AMENDMENT OF CODE:  Amend Chapters 14.34, 14.36, 14.40, 14.44, 14.48, 
14.50, 14.52 and 14.54 by alphabetically adding the term medical and dental clinics as a new land use 
definition to the conditional uses section and reordering the remaining terms accordingly.   
 
SECTION 4.  AMENDMENT OF CODE:  Amend Chapter 14.36 by numerically adding the 
following and reordering the remaining sections accordingly: 
 
14.36.050 - Conditional uses (OA-1 and OA-4.5). 
Upon the granting of a use permit in accordance with the provisions of Chapter 14.80 of this title, 
the following uses shall be permitted in OA-1 and OA 4.5 Districts: 
A. Medical and dental clinics; and 
B. Other uses which are determined by the commission and the council to be of the same general 

character. 
 

SECTION 5.  AMENDMENT OF CODE:  Amend Chapter 14.80 – Use Permits by deleting the 
current Section 14.80.060(I) and replacing it with the following: 
 
I. When a conditional use permit is required for a medical, dental or animal clinic or hospital, the 

planning and transportation commission shall make a specific finding that there is adequate on-
site parking to support the facility, including staff, patients, visitors and other ancillary support 
services.  This determination shall be based on a parking demand analysis prepared by a qualified 
professional and presented to the planning and transportation commission at a public hearing.   

 
SECTION 6.  ENVIRONMENTAL ANALYSIS.  The amended zoning regulations set forth 
herein have been reviewed and considered by the Planning and Transportation Commission and the 
City Council in accordance with the provisions of the California Environmental Quality Act and 
Council finds that it can be seen with certainty that there is no possibility that these amendments 
may have a significant effect on the environment and said amendments are therefore exempt from 
the requirements of the CEQA pursuant to the provisions of Section 15061(b)(3) of the California 
Code of Regulations. 
 
SECTION 7.  CONSTITUTIONALITY.  If any section, subsection, sentence, clause or phrase 
of this code is for any reason held to be invalid or unconstitutional, such decision shall not affect the 
validity of the remaining portions of this code. 
 
SECTION 8.  PUBLICATION. This ordinance shall be published as provided in Government 
Code section 36933. 

 
SECTION 9.  EFFECTIVE DATE.  This ordinance shall be effective upon the commencement 
of the thirty-first day following the adoption date. 
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The foregoing ordinance was heard and recommended for approval by the Planning and 
Transportation Commission at a duly noticed public hearing on December 18, 2014 and introduced 
at a regular meeting of the City Council on January 27, 2015 and was thereafter, at a regular meeting 
held on -----, 2015 passed and adopted by the following vote: 

 
 

AYES:  
NOES:  
ABSENT:  
ABSTAIN:  

___________________________ 
  Janis C. Pepper, MAYOR 
Attest: 
 
___________________________ 
Jon Maginot, CMC, CITY CLERK 
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